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1 INTRODUCTION 

1.1. Gladman Developments makes this submission to the Examination in Public (EiP) having 

previously made written representations on North Somerset’s Publication of the Remitted 

Policies paper in January 2014 and the Councils supporting Sustainability Appraisal 

published in February 2014. This hearing statement provides Gladman’s representation for 

the Hearings scheduled to take place in late March this year. 

 

1.2. These hearings are required following a successful legal challenge by the University of 

Bristol that found the inspector examining the Core Strategy had failed to give adequate or 

intelligible reason for his conclusion that the Council’s housing target of 14,000 made 

sufficient allowance for latent demand (demand unrelated to the creation of new jobs) 

finding the policy unlawful. The judgement also resulted in a further eight policies being 

remitted, however the remainder of the Core Strategy and its objectives were adopted by 

the Council. 

 

1.3. Since the examination of the Core Strategy, the National Policy background has changed. 

The National Planning Policy Framework (or the Framework) has now been published by 

Central Government, and its contents and policies must be taken account for in preparing a 

local plan (§213 of the Framework). §182 of the Framework establishes the criteria against 

which the soundness of the revised policy CS13, namely that the policy is; positively 

prepared, justified, effective and consistent with national policy. It is against the policy 

background provided by both the adopted Core Strategy and the Framework that Gladman’s 

hearing statement is made.   

 

1.4. These representations focus upon examining the soundness of the proposed changes to the 

remitted policy (CS13) that establishes a revised housing requirement for North Somerset. 

The main issues to be addressed as outlined by the inspector are as follows: 

o Is the Core Strategy prepared within an appropriate strategic context? 

o Is the assessment made by the Core Strategy consistent with National 

Policy? Does the selected approach amount to a SHMA as required by the 

NPPF? Does the selected methodology provide a full, objective assessment 

of market and affordable housing in the housing market area as required 

by the NPPF? 

o Would the Council’s housing strategy be effective in delivering the Plan’s 

objectives? 
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1.4 As detailed throughout this submission Gladman do not support the proposed housing 

requirement and submit that a higher housing requirement is required for the policy 

to be in conformity with the Framework.  

 

1.5 In this hearing statement, Gladman demonstrate that the Council have not established their 

housing target against a full objective assessment of housing need, but rather adopted a 

strategy that best fits their objective of promoting the self-containment of the Borough. 

Despite the lack of an up-to-date published SHMA covering the local housing market area, 

Gladman argue that the existing established and available evidence base demonstrates that 

the housing needs of the Borough are well in excess of that proposed for adoption by the 

Council. Given the capacity of the Borough to accommodate further growth than currently 

proposed and its housing needs, Gladman believe that the housing requirement should be 

increased. 

 

1.6  Gladman consider that the housing target proposed is based on an out of date source of 

evidence that will be counter-productive in enabling the Council to achieve its economic, 

social and environmental aspirations. The policy, if adopted will render the plan ineffective. 

2 STRATEGIC CONTEXT 

Is the Core Strategy prepared within an appropriate strategic context? 

 

2.1 The timing of this examination, means that the authority currently lack an up-to-date SHMA. 

The latest SHMA covering the housing market area was published in 2009. An update to this 

study is currently being prepared for the housing market area (North Somerset, Bristol, 

South Gloucester and Bath and North East Somerset) and is estimated to be completed in 

2015.  

 

2.2 The position facing North Somerset is rather unique. Given that the SHMA will not be 

published until 2015 and that the remainder Core Strategy has already been adopted, it is 

not Gladman’s position that the production and adoption of Policy CS13 should be delayed 

pending publication of the SHMA. Gladman reason that the lack of a sound policy governing 

housing needs in the Borough potentially threatens the achievement of the plans objectives 

and the fulfilments of needs. Gladman also recognise the benefits of having a plan in place 

to provide clarity and certainty for development within the plan area.  

 

2.3 Given the pivotal role that the SHMA has in establishing the level of housing need by 

National Policy and the implications this may have upon the housing requirement in North 

Somerset (through Duty to Cooperate), Gladman submit that in order for the housing 

requirement to be found in complete soundness with the Framework a review of the plan 
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requirement and housing strategy must take place subject to the new SHMA’s 

findings.  

 

2.4 Gladman make this submission on condition that the housing figure established in this 

examination for the interim period is the most appropriate one after full consideration is 

given to the existing evidence base of need, current market signals, objectives established 

in local and national planning policy, and the capacity of the Borough.   

3 HOUSING REQUIREMENT 

Is the assessment made by the Core Strategy consistent with national policy? 

Does the selected approach amount to a SHMA as required by the NPPF? Does 

the selected methodology provide a full, objective assessment of market and 

affordable housing in the housing market area as required by the NPPF? 

 

3.1 The Council propose to adopt a figure for their housing requirement at the very lowest end 

of a range recommended by Edge Analytics. The Council justify this approach, by outlining 

that the housing requirement (17,130) allows for the greatest gains in enabling the Council 

to achieve its adopted Core Strategy objective that seeks to promote the self-containment 

of the Borough. 

 

3.2 Gladman believe that the Council have arrived at the preferred figure predicated on a 

strategy of promoting the self-containment of the Borough. Gladman submit that the 

housing requirement proposed for adoption neither reflects the objectively 

assessed needs of the Borough (in conflict with §47 of the Framework) nor its 

capacity to accommodate further dwellings as outlined by its evidence base. As a 

result of these findings Gladman conclude that the Council have not properly followed the 

process as set out by the Framework in arriving at its proposed housing requirement, and 

on of this basis Gladman find the housing requirement to be unsound.  

 

3.3 The Demographics Analytics and Forecasts report produced on the Councils behalf by Edge 

Analytics published in September 2013 was published to advise the Council on updated 

demographic evidence source and provide a further reference point for the assessment of 

the district housing requirement. The report recommends the establishment of a housing 

requirement for the plan period within the range between 17,130 and 20,220 dwellings 

based on the current growth trend scenario established using 2010 Sub-national population 

projections recalibrated in line with 2011 Census results. The report justifies the application 

of this approach over the more recent 2011 household projections stating that these were 

not viewed as being so robust.  
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3.4 Gladman accept that caution must be applied when using the 2011 projections in 

establishing a local authority’s housing requirement. However it must be accepted that 

these projections represent the most recent demographic evidence base upon which to 

calculate housing need and in the context of §47 their results must be considered. Given 

that the data informing the 2008 and 2011 projections is influenced by opposite extreme 

conditions, it would seem probable that the actual level of need would sit somewhere 

between them. A cautious methodology of using 2011 projections until 2021, and then 

reverting to 2008 for the period onwards would be most appropriate as this would recognise 

that the market has not improved to pre-2008 levels but will recover over the plan period (a 

methodology accepted by the Inspector at the ongoing South Worcestershire Examination). 

In this context, consideration of the results of both the 2008 and 2011 household 

projections (household growth of 1,830 and 1,450 per year respectively for the period 

between 2011 and 2021) clearly signify that the range recommended by Edge Analytics is 

represents a significant underestimation. 

  

3.5 As well as establishing the role of demographic projections in forming the basis on which to 

establish the objective assessed housing need, §47 of the Framework also underlines the 

need to account for both market and affordable need, and market signals. At no point in 

arriving at the housing requirement proposed do the Council consider other sources of 

evidence demonstrating need beyond that provided by Edge Analytics.  

 

3.6 Gladman accept that the absence of an up-to-date SHMA for the housing market area is 

unavoidable, and represents a significant hole in the evidence base that quantifies the level 

of housing need for the Borough. However despite this, Gladman argue that the presence of 

existing market indicators such as the affordability ratio (at 7.96 in North Somerset in 2011) 

demonstrate a serious affordability problem in Borough that would signify that a higher 

housing requirement is necessary (see §158 of the Framework). 

 

3.7 In context of the tests provided by §14 and §152 of the Framework, Gladman find that it 

would not be unreasonable to increase the Councils housing requirement.  The 2013 SHLAA 

identifies a potential land capacity to accommodate some 19,853 dwellings over the plan 

period. This suggests that an additional 2,723 dwellings could be delivered in the Borough 

without having a detrimental impact upon the local environment. The Council’s 

Sustainability Appraisal (SA) published in February 2014 (notably after the publication of 

North Somerset’s preferred housing strategy) highlights only very marginal benefits against 

its adopted sustainability objectives in delivering the proposed housing over other higher 

housing options.  
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3.8 In our submission in response to the publication of the SA (February 2014), Gladman make 

clear our concerns regarding the soundness of this study, pointing out several 

inconsistencies and inaccuracies applied in the scoring of a number of sustainability 

objectives (most notably EC1, SC1 and SC11). Gladman believe that the scores applied by 

the Council in this assessment have been predetermined, and are highly influenced by a 

strategy to constrain development in the Borough. In context of the Framework, Gladman 

consider insufficient weight has been applied to the social and economic benefits of 

addressing affordability and boosting significantly the supply of housing land that adopting a 

higher housing requirement will bring. Considering the marginal difference in the scores 

between the projections assessed by the Council, the issues highlighted could have a 

profound impact upon the housing strategy particularly in consideration of the policy 

context provided by §14 and 152 of the Framework.     

 

3.9 Against the context of the Framework’s aims of significantly boosting the supply of housing 

land it is clear that the housing requirement in North Somerset should be increased.   

 

4 HOUSING STRATEGY 

Would the Council’s housing strategy be effective in delivering the plans 

objectives? 

 

4.1 The Council make it clear throughout their submissions to the Examination that they believe 

housing requirement is the most effective level of development to deliver the Councils main 

objective to promote the self-containment of the Borough. It is Gladman’s submission that 

17,130 dwellings will neither fulfil these goals, nor should it be sole basis upon 

which to justify a plans housing requirement. 

 

4.2 The Appended Development Economics Report (see Appendix 1) outlines that the strategy 

to constrain housing growth with the objective of retaining the local labour force is based on 

out of date job projections (2008 based). The report suggests that the strategy will result in 

an inability of the district to deliver the likely levels of employment growth projected for the 

Borough. As adequately put in the report, the housing target is in fact likely to act as a 

break on the economic potential of the local economy, failing to deliver the economic 

benefits as envisaged by the Council.  

 

4.3 As outlined by our representations made in January, Gladman point out that the Councils 

own statement of evidence (November 2013) demonstrates that any housing figure up to 

the draft RSS requirement shows improvements to the indicators measuring improvements 

to self-containment (see appendix B of the Councils November 2013 report). In can be 
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concluded therefore that the adoption of any housing requirement up to the draft RSS level 

of 26,800 would therefore not be in conflict with the Core Strategy’s objectives.  

 

4.4 No evidence submitted by the Council that adequately or clearly demonstrates how the 

housing requirement proposed will address any of these wider objectives more sustainably 

or effectively than higher figure. Evidence shows that the adoption of any housing 

requirement up to the draft RSS housing requirement would not be in conflict with the 

Councils aspiration of improving self-containment, and would be beneficial in reducing 

affordability problems, and evidence shows a larger capacity to do so.  

 

5 CONCLUSIONS 

5.1 This statement has provided Gladman Developments’ submission to the EiP of remitted 

Policy CS13 of the North Somerset Core Strategy, and outlines Gladman’s opposition to the 

proposal to adopt a plan target of 17,130. Gladman have expressed our concerns that the 

plan target is not based on a full objective assessment of housing need for the housing 

market area as required by the Framework, and will not enable the Borough to meet its 

planning objectives as outlined in the already adopted Core Strategy. The changes to 

remitted policy CS13 are unsound in the context of §182 of the Framework.  

 

5.2 Gladman recognise that the timing of the examination means that an up-to-date SHMA for 

North Somerset and the wider housing market area is currently unavailable, and as a result 

we conclude that the plan should be reviewed upon its completion.  

 

5.3 Gladman find the housing target proposed to be unsound against available sources of 

evidence demonstrating housing need. The housing requirement proposed is established 

based upon the recommendations of Edge Analytics using 2010 sub national population 

projections adjusted to account for the results of the 2010 Census. Gladman are concerned 

that the range recommended represents an underestimation of housing need. Though there 

are potential pitfalls in using 2011 household projections their use in defining the housing 

requirement is established by the Framework. Both the 2008 and 2011 projections identify 

an annual housing need of well in excess of that proposed by adoption by the Council. 

Gladman also consider that market signals such as the affordability of housing in the 

Borough provides further evidence that the level of housing required is significantly higher 

than that currently proposed. When findings of the SHLAA and SA are taken into account 

that demonstrate the capacity for higher housing requirements, in consideration of the tests 

of §14 and 152, the housing requirement should be increased.  
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5.4 Gladman believe that the housing proposed is also unsound as it will be ineffective in 

delivering the Councils objectives of improving the local economy. A report produced by 

Development Economics (appendix 1) outlines how as a result of being based on out of 

date economic data, the level of housing proposed will constrain the economic potential of 

the borough (this is in conflict with §158 of the Framework). The report finds that in order 

to limit outward commuting from the Borough, the quality of jobs delivered in the plan 

period will be of greater importance.    

 

5.5 In order for the plan to meet the requirements of the Framework, Gladman believe that the 

plan requirement should be increased to reflect projected housing needs, the capacity of the 

borough and objectives of the Core Strategy and Framework.  
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1: Introduction 

1.1 This report assesses the future requirements for housing in the local authority area of North 
Somerset, based on the factors that are identified as the relevant considerations in the National 
Planning Policy Framework (NPPF) published in March 2012. These factors are: 

• expected future demographic change in the local planning authority area, including the 
data becoming available from the 2011 Census as well as the latest available official 
population and household projections;  

• economic conditions, such as the expected future changes in the numbers of jobs 
expected to be found in the local planning authority area; and 

• analysis of housing affordability, as set in the most recently published Strategic Housing 
Market Assessment that covered the Unitary Authority, as well as other evidence and 
documents published by CLG. 

Context 
 

1.2 North Somerset is a Unitary Authority in the ceremonial county of Somerset but is administered 
independently of the non-metropolitan county.  It was formed in 1996.   

1.3 The Draft Regional Spatial Strategy (RSS) for the South West provided a broad development 
strategy for the region 2006-2026 including identifying the scale and distribution of provision 
for new housing.  Weston-super-Mare is identified as one of 21 strategically significant cities 
and towns in the region which are identified as being the primary focus for development.  North 
Somerset is identified as being part of the West of England Housing Market Area and the 
proposed changes to the draft RSS identified an overall annual average net dwelling 
requirement of 1,338 dwellings per annum for North Somerset (+26,760 dwellings overall) over 
the 2006-2026 plan period.   

1.4 Policy SR6 also identified the need for development at Weston-super-Mare to be economy-led, 
increasing the provision of employment opportunities with provision for jobs growth in the 
TTWA of approximately 10,000 jobs over the plan period.  The draft RSS was revoked on the 
20th May 2013.  It is now the responsibility of Local Planning Authorities to set their own 
housing targets, however the Secretary of State’s Proposed Changes version of the South West 
RSS remains a material consideration in determining planning applications.  

1.5 The Core Strategy is the main planning document for North Somerset and was adopted on 10 
April 2012.  Under the current Core Strategy, the housing requirement for North Somerset was 
identified by Policy CS13 as being a minimum of 13,400 dwellings over the 2006-2026 Plan 
Period (670 per annum).  This is substantially lower than the proposed draft RSS target for 
North Somerset.  A Core Strategy Topic Paper on Housing produced in 2007 identified that the 
draft RSS target was over 300 dwellings per annum higher than the previous Joint Structure 
Plan requirement (999 dwellings per annum between 1996-2011) and that sustaining this level 
of development may be challenging.  
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1.6 Weston-super-Mare continues to be identified as a focus for new residential development in the 
adopted Core Strategy, accounting for 8,800 dwellings of the overall target to be 
accommodated in the urban area. 

1.7 The Council also continues to advocate an employment-led approach: in particular, Policy 
CS20 sets out the strategic approach to employment-led development which includes provision 
of at least 10,100 additional jobs 2006-2026 including around 114ha of employment land.  
Weston-super-Mare proposals should provide for 1.5 jobs per home over the plan period both at 
Weston Villages and elsewhere on sites of 10 or more dwellings.   

1.8 The approach seeks to achieve a more sustainable alignment between jobs and the 
economically active population across North Somerset.  This seeks to increase their 
sustainability, self-containment, decrease out-commuting, provide for a range of local jobs and 
reduce carbon emissions from unsustainable car use.   

1.9 The key indicator measuring the success of the employment-led objective is the delivery of 
significant improvement in self-containment within North Somerset.  Based on 14,000 
dwellings and 10,100 jobs, this is anticipated to rise from 65% in 2006 to 76% in 2026.   

1.10 Following a legal challenge Policy CS13 (scale of new housing) has been remitted back to the 
Planning Inspectorate for re-examination.  The judgement also required eight other policies to 
be remitted as any change to the housing requirement may have consequences for these other 
policies.  With the exception of these nine policies the plan remains adopted.  Following the 
consideration of up to date evidence on housing need, the Council has prepared a document for 
consultation setting out its proposed recommendation that the housing requirement be increased 
to 17,130 dwellings.  The consultation period ends on Friday 17 January 2014.   

1.11 A summary of North Somerset Council’s proposed position in respect of the examination of 
remitted policies is as follows.  

The University of Bristol (promoting land in the Green Belt for housing) challenged the adoption of the Core Strategy on three 

grounds.  Ground 2: Reliance on an unsound evidence base in the calculation of the housing requirement and the Inspector’s failure 

to provide adequate reasons why the Council’s evidence was preferred was identified in the Judgement as having succeeded in part, 

as it was considered that the Inspector failed to give ‘adequate of intelligible reasons’ for his conclusion that the Council’s housing 

target of 14,000 dwellings made sufficient allowance for latent demand (i.e. demand unrelated to the creation of new jobs), whilst 

the other two challenges failed.   

 

The new Inspector identifies the initial matters to be addressed as including the duty to co-operate and strategic context, and the 

housing requirement.  Of key concern to the Inspector was the consistency between the original methodology and the NPPF advice 

on using objectively assessed needs in the market area.  

 

An up-to-date objectively assessed housing needs assessment has been prepared by Edge Analytics (September 2013) which has 

informed the recommendation that Policy CS13: Scale of New Housing should be amended to say, ‘A supply of deliverable and 

developable land will be identified to secure the delivery of 17,130 dwellings within North Somerset 2006-2026’.  This 

recommendation incorporates the latest information from the 2011 Census, ONS population estimates and 2011-based CLG 

household projections.  They produced a range of alternative growth scenarios using the PopGroup methodology.  They identify the 

ONS 2010 based SNPP as the trend benchmark as the 2011 ones were not viewed as being so robust.  It was recommended that 

Council adopt the range of ‘current trend growth’ scenarios as the basis for reviewing future housing provision which produces a 

range of dwelling requirements as follows: 
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 Low: 812 pa (17,130 dwellings) 

 Mid: 963 pa (19,395 dwellings) 

 High: 1,018 pa (20,200 dwellings) 

 

These recommendations take into account the existing completions achieved to date in the 2006-2026 plan period.  The 2013 

SHLAA identifies a potential supply of 19,854 dwellings over the plan period.  

 

The extant policies of the Core Strategy which are not subject to re-examination and remain adopted emphasise the overall 

employment led objective and the critical importance of ensuring that the policy approach secures an overall improvement in the 

homes to jobs ratio, tackles regeneration and a reduction in unsustainable out-commuting.   

 

The document concludes by saying that a housing requirement of 17,130 will provide a significant boost to housing supply and is 

deliverable by 2026.  Importantly given the economic development imperative, this quantum will support the employment-led 

approach in terms of continuing to address the key objective of improving self-containment over the plan period.   

 
Source: North Somerset Core Strategy: examination of remitted policies, Statement for consultation, November 2013 

Objectives of the report 
 

1.12 Given this context, the purpose of this report is two-fold: 

• to examine the key drivers of future housing requirements in North Somerset – i.e. 
demographic change, economic growth and the social need for affordable housing – and 
to arrive at conclusions as to the potential adequacy or otherwise of the Council’s 
proposed housing target given recent evidence; and 

• to assess the potential consequences for North Somerset in NPPF terms – and in 
particular, its people and businesses – if the Council’s adopted housing target is not re-
calibrated in the light of this evidence. 

1.13 The basis of this review of housing requirements soundness is the requirement for an objective 
assessment of housing need that Government as set out in the National Planning Policy 
Framework at paragraph 47.   

Structure of the Report 
 

1.14 The remainder of this short report is structured as follows:  

• Chapter 2 assesses the available evidence on demographic trends affecting North 
Somerset, including the most recent population and household projections and the data 
released so far from the 2011 Census. 

• Chapter 3 highlights some of the key economic characteristics of the area, and assesses 
the available evidence on potential future economic trends affecting North Somerset. 

• Chapter 4 assesses the available evidence on housing affordability in the area. 

• Chapter 5 presents some final conclusions. 
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2: Demographic Drivers of Demand 

2.1 An assessment of future housing requirements for North Somerset needs to take into account 
the way that its household numbers, population and labour market are expected to evolve over 
the remainder of the Local Plan period. This requires an assessment of data from the 2011 
Census, as well as the most recent population and household projections produced by ONS and 
CLG. 

Census and MYPE 

2.2 The 2011 Census found that the North Somerset population in 2011 was 202,566 persons.  The 
Borough’s population increased 7.4% (+14,000) over the 2001-2011 period, which is slightly 
above the South West regional average (7.3%) and slightly below the national average of 7.9%.  
North Somerset has consistently grown its population over time, with a growth of +6.2% 
experienced in the previous decade (1991-2001) which was above the national average of 4.4%.  

2.3 Over the past decade the following trends are evident: 

• The proportion of resident population aged 0-19 declined from 23.4% to 22.5% although 
the absolute number of children and young people in this age range increased by about 
1,390. 

• The proportion of resident population aged 20-64 decreased slightly from 57.3% to 
56.5% but the cohort grew in absolute terms by 6,360 people which is a positive finding 
in economic development terms.  The growth in the working age cohort accounted for 
67.6% of the population growth in the past decade.   

• The proportion of residents aged 65 and over increased from 19.3% to 21%, and the 
absolute numbers of these older residents increased by just over 6,250 persons.  

2.4 Overall, the median age of North Somerset residents increased from 42 to 44 between 2001 and 
2011, which is illustrative of an overarching ageing trend. 

2.5 Analysis of the Mid Year Population Estimates (MYPE) series between 2001 and 2011 broadly 
reflects the findings of the Census, with an overall growth in population of 14,300 over the time 
period (+7.6%). 

2.6 The Census also found that the number of households in the Unitary Authority area grew by 
around 8,240 equivalent to an increase of around 10%, bringing the total number of households 
to 88,230 in 2011. 

Population Projections 
 

2.7 The most recent set of population projections that extend over the whole of the Plan Period are 
the 2010-based Sub National Population Projections (SNPP) series.  The 2010-based population 
projections anticipated that the population of North Somerset would rise from a 2011 baseline 
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estimate of 212,900 (2011) to a figure of 250,100 by 2026. This would represent a significant 
increase of 37,200(+17.5%) over the 2011-2026 period.  

2.8 A set of interim population projections taking on board the results of the 2011 Census were 
released by ONS in September 2012.  These interim population projections only look ahead to 
2021, so they do not cover the whole of the period of the Local Plan (i.e. to 2026).  

2.9 Overall, the 2011-based interim projections anticipate a population increase of 31,000 (from 
203,100 to 234,100), equivalent to an increase of 15.3% over the 2011 baseline.  This 
anticipated level of population increase for the Unitary Authority is substantially higher than 
that experienced historically.   

2.10 Edge Analytics, in producing their assessment of housing requirements, identify the 2010 based 
sub national population projection as the trend benchmark and have re-calibrated these in line 
with the 2011 Census results.  Their report considers a number of population scenarios 
including migration-led, jobs-led, and dwelling-led considerations.  Under these scenarios, 
population growth forecasts range from 10.1% to 22.6% over the Plan Period.   

Household Projections 
 

2.11 The most recent household projections from CLG that cover the whole of the Plan Period are 
the 2008-based series, which were based on the 2008-based population projections.1  

2.12 The 2008-based household projections anticipate an increase in the number of households in 
the Unitary Authority of around 27,500 over the 15 year period 2011-2026, bringing the total 
number of households in the Borough to 122,000.  That is an average of 1,830 additional 
households per year.  This is a substantially greater level of growth than is implied by the 812 
dwelling per annum target proposed by the Statement for Consultation produced by North 
Somerset Council as part of the examination of remitted policies.    

2.13 The 2011-based interim sub-national household projections were released on 9th April 2013. 
These interim household projections are based on the interim sub-national population 
projections that were published in September 2012.  They were produced by applying 
household representative rates to the population projections, based on trends observed in the 
Census and in the quarterly Labour Force Survey.  

2.14 In the case of North Somerset, the results of the 2011-based household projections – and the 
previous 2008-based series – are as set out in the table below. 

2.15 According to the interim 2011-based series, there will be an additional 14,500 households 
forming in North Somerset between 2011 and 2021 (i.e. 1,450 p.a.) compared to an estimated 
18,300 (1,830 p.a.) anticipated by the 2008-based series during this time period.  The proposed 
target of 812 dwellings per annum is therefore substantially lower than both of these estimated 
rates of household formation.   

  

  
                                                      
1 No 2010-based household projections were ever produced 
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Table 2-1: Household Projections for North Somerset Unitary Authority 

Series 2011 2021 
Household 

Change 

Household 
p.a. 2011-
2021 

Household 
Change % 

2011-based 88,400 102,900 14,500 1,450 16.4% 

2008-based 94,500 112,800 18,300 1,830 19.4% 
Source: CLG Household Projections, 2008-based and 2011-based.  2008 figures for 2011 and 2021 based on an 
assumed average rate of growth of 1,830 dwellings per annum over the 2008-2026 period  

2.16 However, the 2011-based interim household projections need to be treated with a considerable 
degree of caution. In particular, it is important to acknowledge that some of the limitations 
associated with the 2011-based interim population projections are necessarily carried forward 
into the derived 2011-based interim household projections.  

2.17 Further reasons why the 2011-based series should be regarded with caution are that the rate of 
change anticipated by these projections have been influenced by the unusual economic and 
market factors that were in place in the three years leading up to 2011, and in particular: 

• the economic downturn from 2008-onwards; and 

• post-2008 problems in the housing finance market meant that some households – 
particularly would-be first-time buyers – were not able to enter the market, leading to 
lower household formation rates and greater levels of “hidden households”.  

2.18 It should also be reiterated that the newly released 2011-based household projections do not 
extend beyond 2021.  Therefore, the 2008-based series is still the most recent set of household 
projections that covers the entirety of the remaining period of the North Somerset Core 
Strategy. 

2.19 Edge Analytics in their September 2013 report to North Somerset Council used the 2010-based 
SNPP in conjunction with CLG 2008-based and 2011-based household headship rates.  They 
have scaled the population projection to match 2011 Census totals, following the 2010-based 
growth trend thereafter.  This anticipates household change of between 13.8% and 14.8% 
between 2011 and 2021.  

Table 2.2: Change in household numbers 2011-2021 using 2008-based and 2011-based headship 
rates 

 
 

2.20 Edge Analytics produced a number of scenarios of dwelling demand based on population and 
household growth.   
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Table 2.3: Average Dwelling Forecast Scenarios 

 
Source: Edge Analytics, Demographic Analysis & Forecasts, September 2013, p.27 
 

2.21 The ‘Current’ trend growth scenario was the one selected to inform the Statement for 
Consultation report in November 2013, with a requirement ranging from 812 per annum to 
1,018.  

Implications for Housing Demand 

 North Somerset has experienced consistently strong population growth over the past two decades.  There has been an absolute 

growth in working age and retired cohorts which presents both an opportunity (to drive economic growth) and a challenge (in 

terms of the impact a dependent population can have on economic vitality).  The population of North Somerset is ageing in 

line with national trends, as evidenced by an increase in the median age of the population from 42 to 44. 

 The rate of household growth over the past decade was above the rate of population growth, reflecting the national trend 

towards smaller and single households.  This illustrates the importance of social trends driving the demand for housing. 

 Existing sources projecting population change anticipate a significant increase over the 2006-2026 Plan Period.  The 2010-

based SNPP anticipate an increase of 17.5%.  North Somerset Council have commissioned their own scenarios through Edge 

Analytics which offer a range of projected change from 10.1% to 22.6%.   

 The 2008-based CLG household projections anticipate an increase in the number of households of around 27,500 between 

2011-2026 which is an average of 1,830 per annum which is considerably higher than the 1,142 annual average housing 

target proposed for the 2006-2026 Plan Period (this goes down to 812 dwellings per annum once existing completions are 

taken into account). 
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3: Economic Drivers of Demand 

3.1 The NPPF states that local planning authorities should ensure that their Local Plan is based on 
adequate, up-to-date and relevant evidence about the economic, social and environmental 
characteristics of their area.  The NPPF also states that planning authorities’ assessments of and 
strategies for housing and employment uses should take full account of market and economic 
signals. The analysis in this chapter draws from the latest available economic, labour market 
and other relevant datasets from the Office for National Statistics and other sources.  

3.2 North Somerset has experienced significant economic change over time, particularly in 
Weston-super-Mare where the town has undergone major changes through the loss of industry 
and restructuring in the tourism sector.  The proximity of the area to Bristol has been a key 
driver of growth, particularly given the links to the M5 motorway and the large increases in 
employment opportunity along this route.  The following are some of the key characteristics of 
the area’s economy and labour market that have an influence on housing demand, including 
earnings (which influence housing affordability). 

Business base and enterprise 

3.3 North Somerset has around 34.7 businesses per 1,000 resident population, placing it at around 
the 52nd percentile in comparison to other GB local authorities. In terms of new business 
registrations, the Borough performs better, and is on the 42nd percentile of GB local authority 
areas on this measure of competitiveness.  These initial indications illustrate a slightly above 
average competitive advantage on these measures2.  

3.4 When considering the proportion of business stock that is ‘knowledge based’ (using the OECD 
definition) it can be seen that North Somerset is placed 31st out of the GB authorities.  This 
suggests that the area accommodates a relatively high proportion of high value business 
activity.  

Employment base 

3.5 The local employment base includes the following characteristics3: 

• Above average representation of transport and storage (7.2%) compared to the regional 

average of 3.6% and the national average (4.6%) 

• Above average representation in retail (12.4%) compared to 11.9% regionally and 10.2% 

nationally 

• Slightly above average representation in manufacturing (9.8%) which is in line with the 

regional average and slightly above the national average (8.5%) 

                                                      
2 UK Competitiveness Index, 2010 
3 Nomis, BRES 2012, Accessed 15 January 2014 
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• Slightly above average representation in accommodation and food services (8%) relative 

to the national average (6.8%) although below the regional average of 8.6% 

• Slightly above average representation in health at 14.3% relative to 13% nationally (and 

in line with the regional average of 14.2%) 

3.6 Proportions of employment in sectors such as financial & insurance (-2.5 percentage points), 
professional, scientific and technical (-1.9 percentage points), education (-1.9 percentage 
points) and wholesale (-1.9 percentage points) are under-represented relative to the England 
average.  

3.7 Overall, North Somerset has a relatively strong private sector employment base, with public 
sector employment only accounting for 16.7% of the total, relative to 19.3% nationally and 
19.8% regionally.  This will help to support the resilience of the economy in the face of 
potential further rounds of public sector austerity.  

Labour force characteristics 

3.8 Levels of economic activity (77.3%) are in line with the national average (77.1%) and slightly 
below the regional average of 78.4%.  The level of employment in the Unitary Authority is 
slightly above the England average at 71.6% relative to 70.9% but below the regional average 
of 73.6%4.  

3.9 North Somerset residents are relatively well qualified, with 33.3% of residents educated to 
NVQ level 4 or higher, which is slightly below regional (34.1%) and national (34.2%) 
averages5.  

3.10 Overall, 47.4% of working age residents are employed in managerial and professional 
occupations which is above the regional and national average of 43% and 44.2% respectively.  

3.11 In terms of earnings, in 2013 North Somerset residents earn on average £441.10 per week 
(gross) which is above average when compared to regional (£383.70) and national (£421.60) 
figures6.   

3.12 According to 2001 Census data on Travel-to-Work patterns, approximately 56,700 residents 
live and work in North Somerset which yields a self-containment rate of 64.3% when compared 
to the number of employed residents who live in the area.  A further calculation is of self-
sufficiency: the proportion of local jobs which are filled by local residents which stands at 
78.4% (which is relatively high compared to benchmarks).  North Somerset Council state that 
they are seeking to increase the self-containment rate of the area to 74% through an 
employment-led approach to housing development (based on the proposed target of 17,130 
dwellings for the Plan Period alongside the creation of 10,100 jobs).  They argue further 
increases in the dwelling requirement will dilute this employment-led approach.  

3.13 These findings suggest that residents are well qualified in terms of skills and occupations and 
their earnings reflect this.  However, concerns about the extent of out-commuting and the 

                                                      
4 Nomis, Annual Population Survey, January 2012-December 2012 
5 Nomis, Annual Population Survey, January 2012-December 2012 
6 Nomis, Annual Survey of Hours and Earnings, 2013 
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impact this is having on the sustainability of communities in North Somerset and the 
environment suggests there is an economic imperative to stimulate job creation within the area.  
These investment decisions are informed by a number of factors including, amongst others, 
access to suitably skilled and qualified workforce; a quality sites and premises offer; and an 
appropriate quality housing offer.   

3.14 Although the Council are clearly seeking to increase rates of labour market self-containment, it 
needs to be recognised that workers’ behaviour is influenced by market considerations, 
including earnings differentials that exist between local employment opportunities and those 
opportunities that exist within a commutable distance outside the Unitary Authority area. For 
example, residence based earnings in North Somerset are more than 5% greater than 
workplace-based earnings, giving rise to an incentive for out-commuting. Therefore, in order 
for the Council’s strategy to succeed, not only must large numbers of new jobs be created, there 
must also be an emphasis on high quality jobs that offer a financial incentive for people to work 
locally. 

Future employment growth 
 

3.15 The proposed amendments to the Core Strategy identify the creation of at least 10,100 
additional jobs 2006-2026 including around 114ha of employment land (Policy CS20) as part 
of an employment-led strategy to deliver improved self-containment and reduced out-
commuting during the Plan Period.  This provides a policy-led approach to identifying the scale 
of future employment growth in the area.  This jobs-led scenario was used within the Edge 
Analytics forecasting model to model the potential impact of jobs growth.  

3.16 Consultation with Planning Policy officers at the Council reveals that an Employment Land 
Review has not been conducted as part of the Core Strategy evidence base, and no bespoke 
economic forecasts for the Local Authority have been produced.  

3.17 Although the Council has considered regionally commissioned work by Oxford Economics 
(2010) and Cambridge Econometrics (2008), both of these sets of forecasts are now quite dated.  
The Oxford Economics work identified 17,000 additional jobs in North Somerset from 2006 to 
2026 but this was considered to be overly optimistic and the calculations were modified to 
10,100 jobs, and a stronger trend growth of 15,200.   

3.18 The Council has also considered the sub-regional forecasts produced by the West of England 
Local Enterprise Partnership (LEP) for which North Somerset takes an approximate share of 
13.7%.  The most recent forecasts produced by the LEP are illustrated below.  If the 13.7% 
share still stands this suggests that employment growth could range between +3,100 additional 
jobs and +11,500 additional jobs.   

Table 3.1: West of England Forecasts 

 
   Source: West of England LEP, August 2013 

West of England LEP 2011 '000s 2026 '000s Difference '000s % Change
High growth scenario 533 616 84 15.8
Medium-high growth scenario 533 601 69 12.9
Baseline 533 583 50 9.4
Medium-low growth scenario 533 564 32 6.0
Low growth scenario 533 555 22 4.2
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3.19 Given the economic development aspirations of Council, it is important that the most up to date 

sources of employment forecasts are considered and planned for within the context of the Core 
Strategy.  This is especially important given their emphasis on an employment-led approach.  

3.20 At this stage, it is concerning that the Council’s strategy appears to be predicated on out-of-date 
evidence, and there is therefore a concern that the evidence does not meet the requirements of 
the NPPF (paragraph 158) for an adequate and up-to-date evidence base.  

3.21 One further point is that given the ageing trend for the area’s workforce as identified by the 
demographic evidence considered in the previous Chapter, it is concerning that no allowance 
appears to be made in the Council’s strategy to provide additional housing to provide for 
replacement workers for those workers who will be retiring in increasing numbers during the 
Plan Period. 

3.22 An appreciation of Council’s aspirations with regards to the business mix, innovation and 
entrepreneurship will also have implications for the type and number of future dwellings 
required to meet the demands for the future labour force.   

Implications for Housing Demand 

 North Somerset has a relatively strong business base, with an average stock of businesses relative to its population and an 

above average rate of new business formation.  It is also relatively well positioned on the proportion of high value business 

activity that it hosts.  It also has a below average representation of public sector employment which is a positive in light of 

austerity measures.  

 A key strength of North Somerset is the good quality of life on offer, excellent connectivity, high rate of economic activity 

and a well-qualified workforce.   

 However, concerns about out-commuting and the impact this has on the self-containment of the area indicates a need to 

stimulate further job creation within the area in line with any further housing development.  A quality housing offer has a role 

to play in attracting investors to the area.  

 North Somerset has not produced their own bespoke economic forecasts but recent sub-regional analysis suggests that the 

number of additional jobs created over the Plan Period range from 3,100 to 11,500.  North Somerset have established a target 

of creating 10,100 additional jobs although an even more optimistic target of 15,200 has been under consideration.  Given the 

economic development aspirations of Council, it is important that the housing target for the area takes these policy aspirations 

into account if they are to be realised. 

 The proposed dwelling target needs to take into account not only the homes required to house new workers, but the additional 

housing which will very likely be needed to accommodate replacements for existing working residents retiring from the 

workforce over the remainder of the Plan period (given the ageing trend at work in the area). 

 These factors underscore the point that, in order for the Core Strategy policies to support the local economy and help achieve 

its growth potential they must provide for sufficient new housing to ensure that the future availability of workers and their 

skills will not be a constraint to the local area’s business base.  A failure to provide sufficient housing will make it 

increasingly difficult for local employers, inward investors and new businesses to recruit and retain labour in the area.  
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4: Housing Affordability Needs 

4.1 The NPPF states that local planning authorities should plan for a mix of housing based on 
current and future demographic trends, market trends, and the needs of different groups in the 
community in order to deliver a wide choice of high quality homes, widen opportunities for 
home ownership, and create sustainable, inclusive and mixed communities.  

4.2 The key indicators concerning affordability in North Somerset are described below.   

CLG Metrics of Relative Affordability 
 

4.3 CLG data suggests that housing in North Somerset is relatively unaffordable compared to 
regional and national benchmarks. The evidence is shown by the ratio of lower quartile house 
prices to lower quartile earnings which, in 2011, was 7.96: 1.00 in North Somerset relative to 
7.87:1.00 in the South West and 6.56: 1.00 in England as a whole.   

HSSA data 

4.4 Analysis of HSSA data from CLG suggests that housing waiting lists in North Somerset have 
increased steadily over time, peaking at 7,939 in 2011 before reducing slightly to 7,515 in 
2012.    

SHMA assessment 

4.5 In 2008 a Strategic Housing Market Assessment (SHMA) was carried out on behalf of the 
West of England SHMA Partnership of which North Somerset Council are a part.  The report 
was published in 2009 and calculated the total newly arising need for affordable housing, 2009-
2021 as 1,050 per annum (gross)7.  This compares against an average annual affordable housing 
output under current policy of 331 dwellings per annum, against an average annual net need of 
904 (2009-2021), leaving an average annual shortfall of 5738.   

4.6 The North Somerset Statement for Consultation, November 2013, identifies that work has 
commenced on the review of the West of England SHMA in co-operation with neighbouring 
authorities but the findings from this are not going to be available to inform the examination of 
remitted policies.  The final outputs from this are not anticipated until early 2015.  The 
Statement for Consultation recommends that if additional housing provision is required then the 
appropriate response will be determined on a West of England basis through the duty to co-
operate.  If this results in additional strategic provision being required in North Somerset then 
this may necessitate a Core Strategy review.   

  

                                                      
7 West of England SHMA, 2009, Table 4.6, page 61 
8 West of England SHMA, 2009, Table 7.13, p.136 
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Housing Supply 

 
4.7 The Statement for Consultation document identifies that as at April 2013 5,992 dwellings had 

been completed, leaving 11,138 dwellings to be delivered to meet the proposed target of 17,130 
over the Plan Period.  The Council will seek to achieve an annualised rate of housing delivery 
which equates to 857 dwellings per annum.  They will also identify sufficient sites to provide 
an additional buffer of 5% in line with NPPF requirements.  According to the report, the 
housing supply situation was as follows as of 1 April 2013: 

• Completions 2006-2013 – 5,992 dwellings 

• Remaining allocations – 4,998 dwellings 

• Planning permissions – 3,054 dwellings 

• Total – 14,044 

4.8 Based on the proposed target of 17,130 dwellings, this therefore leaves 3,086 dwellings to be 
identified.  The 2013 Strategic Housing Land Availability Assessment identifies an overall 
potential supply of 19,854 which suggests an adequate supply to meet the proposed target and a 
5% buffer.  However, it isn’t apparent how the overall supply meets affordable and market 
housing requirements.  

Implications for Affordable Housing Need 
 

 CLG data suggests that housing in North Somerset is relatively unaffordable in comparison to sub-regional and regional 

benchmarks.  In addition, waiting lists have increased steadily over time.   

 The evidence of the SHMA identifies a net annual shortfall of affordable housing of 573 dwellings per annum, pointing to a 

growing need for affordable housing and the existing of a backlog of need.  This estimate of need is 71% of the total annual 

requirement of 812 dwellings.   

 The Statement for Consultation identifies that 5,992 dwellings have been delivered to date, leaving a residual figure of 

11,138.  The current housing supply position identifies that 3,086 dwellings are yet to be identified however the 2013 

SHLAA suggests an adequate supply to meet the proposed target and a 5% buffer.  However, it isn’t clear how North 

Somerset have differentiated between market and affordable supply to compare and contrast demand and supply.   

 A failure to provide the levels of annual affordable housing supply identified as being needed has the potential to create 

significant social and equity problems in North Somerset.  
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5: Conclusions and Implications 

5.1 The North Somerset Core Strategy was adopted in April 2012 and identified a minimum 
housing requirement of 13,400 dwellings (670 per annum).  This target was challenged legally, 
however, and Policy CS13 which relates to the scale of new housing has been remitted back to 
the Planning Inspectorate for re-examination.  In response, the Council has prepared a 
document for consultation which proposes that the housing requirement is increased to 17,130 
dwellings (812 dpa).  This proposal is derived from new evidence on demographic and 
household forecasts produced by Edge Analytics on behalf of Council.  

5.2 The overall thrust of the NPPF is that is that although local authorities have the responsibility to 
set their own targets, there is now a much more onerous requirement to meet the full identified 
need for housing than existed under the previous policy regime. This report has considered 
three key drivers of future housing requirements across North Somerset, based on the factors 
identified as important by the NPPF: demographic change; economic growth; and affordable 
housing need. 

Demographic Drivers 
 

5.3 The recent Census revealed that North Somerset has consistently experienced strong population 
growth over time.  There has been an absolute growth in both working age and retired cohorts, 
but the population of the Unitary Authority is ageing in line with national trends, as evidenced 
by an increase in the median age of the population from 42 to 44. 

5.4 In addition, the rate of household growth over the past decade was above the rate of population 
growth, reflecting the national trend towards smaller household sizes.   

5.5 In terms of understanding future population change potential, the Council (as part of their 
Statement for Consultation) commissioned Edge Analytics to produce demographic and 
household forecasts and their report considers a number of scenarios including migration-led, 
jobs-led and dwelling-led considerations with population growth forecasts ranging from 10.1% 
to 22.6% over the Plan Period.   

5.6 Edge Analytics have re-calibrated 2010 based Sub National Population Projections to inform 
their household forecasts using 2008-based and 2011-based headship rates.  These have then 
been used to produce scenario forecasts which include ‘Previous’ trend growth, economic 
growth, ‘current’ trend growth, dwelling-led growth and zero net migration.  This work has led 
to the identification of a range of strategic housing delivery options with a range of between 
812 to 1,018 dwellings per annum.   

5.7 The Council has selected the lowest possible figure from this range (812 dpa) as its proposed 
target.  

5.8 It remains a source of concern, moreover, that the currently proposed target remains 
substantially lower than the annual rate of household formation anticipated by both the 2008-
based and 2011-based household projections produced by CLG.  
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5.9 The currently proposed target is also substantially lower than the figure (1,400 dpa) that is 
associated with the economic growth forecast scenario (jobs-led) that was developed by Edge 
Analytics during their recent commission for the Council.  

Economic Drivers 

5.10 North Somerset has experienced steady employment growth over time with some losses since 
the recession which has now stabilised.  The area has a relatively strong business base with an 
average stock of businesses relative to its population and an above average rate of new business 
formation.  It is also well represented by private sector businesses which is a positive in light of 
austerity measures in the public sector.   

5.11 However, the self-containment rate of the area stood at 64.3% in 2001 and Council are keen to 
increase the self-containment rate of the area through an employment-led approach to 
development.  The strong skill base of the area alongside excellent connectivity and a high 
quality of life are good pre-requisites for investment, however, an appropriate quality housing 
offer is an important component for consideration.   

5.12 The Council has not undertaken their own bespoke economic forecasts (nor have a recent 
Employment Land Review which is an important part of the evidence base for a Local Plan).  
However, they have drawn upon sub-regional forecasts to inform their thinking and have 
identified a policy aspiration to create 10,100 additional jobs in the area over the Plan Period.  
Recent sub-regional forecasts suggest that employment growth in North Somerset could range 
between 3,100 and 11,500 additional jobs.   

5.13 The Council believe that a higher than recommended housing target for North Somerset will 
dilute the achievement of self-containment objectives.   

5.14 However, the Council’s evidence base on the economy is relatively out-dated (the Economy 
topic paper dates to 2007).  An appreciation of the detail of Council’s aspirations for the type of 
economic development, as well as the quantum of jobs sought, is an important consideration 
informing the type and number of future dwellings required to meet the demands for the future 
labour force.  

5.15 There is a concern, moreover, that the Council is seeking to artificially restrict future housing 
growth in order to achieve an economic development goal that is based on out-of-date evidence 
and that may not be realistically attainable, given the significant earnings differentials that exist 
between North Somerset on the one hand, and neighbouring areas (especially Bristol) on the 
other. 

5.16 In order for the Core Strategy policies to support the local economy and help achieve its growth 
potential they must provide for sufficient new housing to ensure that the future availability of 
workers and their skills will not be a constraint to the local area’s business base.  A failure to 
provide sufficient housing will make it increasingly difficult for local employers, inward 
investors and new businesses to recruit and retain labour in the area. 
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Implications for Affordable Housing Need 
 

5.17 CLG data suggests that housing in North Somerset is relatively unaffordable in comparison to 
regional and national benchmarks.   

5.18 The evidence of the 2008 SHMA identifies a net annual shortfall of affordable housing of 573 
dwellings per annum, pointing to a growing need for affordable housing and the existence of a 
backlog of need.  This estimate of need is 71% of the total annual requirement of 812 
dwellings.   

5.19 A failure to provide the levels of annual affordable housing supply identified as being needed 
has the potential to create significant social and equity problems in North Somerset. 

5.20 The current housing supply position identified in the Statement for Consultation document 
identifies a potential shortfall of 3,086 dwellings to meet the proposed target of 17,130 
dwellings, however the 2013 SHLAA does indicate an adequate potential supply (19,854) to 
meet the proposed target and a 5% buffer.  However, this supply position does not differentiate 
between market and affordable supply to compare and contrast demand and supply.   

Conclusions on the Adequacy of the Proposed Target 
 

5.21 Given this evidence, there are justifiable concerns regarding the adequacy of the currently 
proposed target for housing development in North Somerset. These concerns are summarised as 
follows: 

• The currently proposed target would amount to substantial under-delivery compared to 
the rate of future household formation that are identified by the 2008-based and the 
2011-based household projections produced by CLG. 

• The proposed target is substantially lower than the level of housing growth identified for 
the economic growth scenario (jobs-led) by the Council’s own consultants in their recent 
study: this implies that the figure currently proposed by the Council would act as an 
impediment on economic growth prospects for the area, as restricted housing availability 
would likely act as a brake on local economic potential being achieved 

• The proposed target would fail to deliver in full the requirement for affordable housing 
identified by local evidence.  

Concerns regarding Soundness 
 

5.22 In order to be found sound, any replacement housing delivery target would need to be produced 
in line with the NPPF. Some areas of significant concern with respect to soundness are as 
follows: 

• we are concerned about the lack of up-to-date evidence with respect to local economic 
forecasts and local housing affordability evidence, both of which appear to imply that the 
Council’s evidence base falls short of the requirements of the NPPF (in particular, 
paragraph 158); 
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• we are concerned that the proposed housing delivery target falls short of the level of 
household formation anticipated by both the 2008-based and 2011-based household 
projections produced by CLG, and that therefore the proposed target would fail to meet 
in full the demographically derived need for housing; 

• we are concerned that the proposed housing delivery target is insufficient to 
accommodate likely levels of future employment growth, and that no allowance is 
apparently being made to accommodate replacement workers that will be required as a 
consequence of the increasing proportion of the existing workforce that will reach 
retirement age during the Plan Period;  

• we are concerned that the proposed housing delivery target would fail to meet in full the 
future need for affordable housing in the Borough;  

• that for all these reasons, we are therefore concerned that the Council’s proposed target 
would fail to provide for the full, objectively assessed need for housing in the Unitary 
Authority area; and 

• we are therefore also concerned that the Council do not appear to have concerned the 
economic or social consequences of potentially failing to meet future housing needs in 
full, as is required by paragraph 152 of the NPPF. 
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